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PREFACE 


The subject of city planning is as broad as a large city and just 
about as complex, This short study is merely to acquaint the reader 


in a general way with the many problems that confront every city 
of over 25,000 population, 


This study does not go into detail on any one phase of city plan- 
ning but instead presents in brief outline form several phases, any 


one of which would be sufficient in scope to warrant exhaustive 
research, 


Particular attention is paid to the city of Waco, Texas, The 
writer is a taxpayer and citizen of that city and feels that perhaps 


he has the right to voice a few suggestions in the way of city plan- 
ning. 


A growing city is a knowing city. The right way to grow is by 
correct planning. The wrong way leads to stagnation, Which way 
Waco will grow depends upon her choice, 
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CHAPTER I 


CITY PLANNING IN GENERAL 


According to Washington Irving’s famous story, Rip Van Winkle 
went to sleep one day and slept for twenty years. Of course, no 
one believes everything he hears from Washington these days and 
so perhaps the story can be discounted the usual five per cent. Rip 
Van Waco went to sleep back in 1900 and slept forty years, and is 
not entirely awake now. This prolonged state of hibernation of 
Waco and other similar cities in the United States with respect to 
city planning is the subject matter of this discussion. 

Instead of “Wake Up and Live,” the cities should wake up, plan, 
and catch up. It is hoped that this short study will stimulate some 
thinking upon this problem and, better still, some action. 


Statement of the problem. The world is passing through a period 
of transition. Every country is planning and working intensely to 
bring its shattered social structure to order. To save our culture 
from decay, something new and constructive must be born. To 
solve this problem of decay, we must correct our environments and 
our accommodations. The basis of society is the family and its 
home. “It must be borne in mind that man’s physical and mental 
development depends largely upon the character of the environ- 
ment in which he is nurtured as a child, where he spends his man- 
hood, and where he does his work.”! The more man’s environ- 
ment is elevated, the better society can be prepared for a lasting 
social order. A man is a product of his surroundings. Surely, the 
end result is worth considerable study and planning. 


Because a large percentage of the nation dwells in urban 
communities, these communities must be formed or reformed 
into homes and healthy environment, both physically and 
spiritually. This means that planning of towns is concerned 
with problems of supreme importance in the life of the whole 
nation—for, inasmuch as even the rural dweller is in frequent 
direct or indirect contact with towns and cities, civic problems 
involve not only those living in urban communities, but every- 
one, no matter where his habitat may be. The character of 
towns and cities is for this reason bound to have significant 
effects on the general conditions of the whole country.? 


Need for planning. Our nation has been deeply affected by the 
lack of interest in our cities that has been prevalent for many years. 


1Eliel Saarinen, The City, Its Growth, Its Decay, Its Future (New York: 
~~ Publishing Company, 1943), p. 1. 
oc. cit. 
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World War II has contributed heavily to the chaotic conditions in 
our cities at the present. Our time and efforts were spent in win- 
ning the war, and we had no time to think about the development 
of our communities. Most medium-sized cities throughout the 
country felt the impact of industries being thrust upon them and a 
tremendous influx of population. 


For the urban disease that exists from the lack of interest in 


development and from the war, we must find the solution and solve 
our problems now. 


Functions of a city. “The primary purpose of the city is to pro- 
vide adequate living and working conditions for its population.” 
Other vital functions are the provision or the regulation of facilities 
for recreation and transportation. A brief summary of corrective 
measures needed with regard to each of these funct’ons will be given 
in the order named. 


Dwellings. To correct the outstanding defects of dwelling dis- 
tricts in our cities, the following measures need to be taken: 

1. Determine the proper location for dwelling areas, using 
such factors as site, climate, and natural environment in such 
decisions. 

2. Establish a rational distribution of population by setting 
density limits for each site. 

3. Plan and build proper buildings. 

4. Compel better housing by legislation if necessary.* 


Selection of sites for residential areas. 


Residential districts ought to occupy the best sites. The 
climatological and topographical conditions of those sites in- 
tended for dwelling purposes must be carefully considered, as 
well as their proximity to existing unbuilt land surfaces sui‘- 
able for recreation purposes. The possible future location of 
business and industry in the immediate vicinity should also be 
considered.5 


The residential district that is well conceived should not only be 


beneficial to the adult but should also assure a normal development 
to children and a restful environment for the aged. 


The proximity of factories or busy highways may offset the 
natural desirability of certain sites ; for obviously the intrusion 
of such man-made factors into a residential district, otherwise 


3Saarinen, op. cit., p. 2. 


4J. L. Sert, Can Our Cities Survive? (Cambridge: The Harvard Univer- 
sity Press, — p. 10. 


SIbid. 
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favorably situated, will quickly nullify its advantages. It should 
also be considered that some of these, such as industrial plants 
and communication centers, constitute military objectives 
which modern warfare submits to aerial attack. On this ac- 
count, their proximity to dwellings is hazardous.® 


Work-places in cities. The cities in their eagerness for the pros- 
perity that factories and industries brought disregarded the future 
life of the city itself. Apparently it concerned the owners very little 
that the erection of their factory and commercial buildings meant 
the destruction of places of scenic beauty, the destruction of trees, 
the contamination of streams, and the creation of refuse heaps. 


Factors influencing industrial site selection. Most economists 
agree that the principal conditions which have determined the 
selection of industrial sites have been the following : 


1. Availability of raw materials. 
2. Suitable labor. 

3. Transportation facilities. 

4. Accessibility of markets. 

5. Financial resources. 

6. Tax rates. 


Effect of unrestricted and unorganized industrial growth. The 
unrestricted dispersion of factories and other places of work 
throughout the city has intensified disorder and has turned the 
thoroughfares into freight yards, retarding the flow of traffic and 
heightening the general confusion. 


Summary of factors opposing any planning or replanning. Many 
owners of property and capital will not listen to plans which may 
even suggest a limitation of their power to build where and when 
they desire, regardless of the good of the community. Many land 
speculators have bought the only land available for industrial sites 
and are asking prohibitive prices for such areas. 


Recreation. Recreation is one of the primary needs of man. , If 
the city does not provide it, the people will travel great distances 
to find favorable play spots. The shorter hours now worked by 
labor permit more hours for play and recreation. The lack of open 
space in the cities has caused many to resist the urge to play and 
thereby created more nervous tension among the citizens. All new 
housing projects should provide for the necessary facilities for 


6Ibid., p. 58. 
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recreation. As much as feasible, land cleared of slum dwellings 
should be devoted to recreation.” 


Transportation. Suffice it to say that the streets which were built 
for the horse are not adequate for the automobile. Street lighting, 
traffic signals, ‘‘safety islands,” signs and markings of all kinds, 
traffic legislation, and whole regiments of police have been tried ; 
and still the congestion increases. 

In order to make the automobile conform to the street, the street 
system itself must be modernized. Each city, in order to correct its 
errors of transportation, should make a traffic survey. A study 
should be made of each street—of the street’s dimensions, of the 
flow of traffic, and of the type of vehicles that are used on it. Par- 
ticularly, such basic figures as follows are needed : 


1. What number of vehicles and what types of vehicles pass at 
the principal street crossings within a given period of time during 
the day? 

2. What are the origins and destinations of the vehicles pass- 
ing these crossings ? 

3. What number of vehicles occupy existing parking areas? 

Every street should be classified according to its function, such 
as residential street, business street, industrial street, and so on. 
The speeds anticipated in each street will depend upor the function 
of the street. There should be through-traffic streets and secondary, 
or distributing, streets. Their location and their direction will be 
decided by the plan of the region, various topographical features, 
disposition of buildings and open space.® 

Streets should be constructed and used so as to assure a steady 
flow of traffic. This means that the great traffic arteries must be 
wide enough to accommodate a given number of traffic lanes, and 
there must be sufficient number of overpasses and underpasses. 
With proper planning, even express highways can penetrate into 
the heart of the city without adding to the congestion. 

Buildings of all kinds, but especially dwellings, should be isolated 
from heavy traffic by landscaped bands of green. 

Provision should be made for pedestrian lanes. Perhaps if walk- 
ing were made safer, the people of America would get back on their 
feet again. 

Street planning and parking space represent two of the foremost 


7Ibid., p. 102. 
8]bid., p. 186. 
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problems of cities today; and it is no wonder because the street 
surface of most cities today varies between thirty and thirty-five 
per cent of the total area of the city.’ 


Trend toward urbanization. Nearly two-thirds of the people in 
the United States live in urban areas. This concentration of popula- 
tion focuses attention on such major problems as traffic and park- 
ing, transit facilities, utilities, street improvements, water supply, 
housing, health and sanitation, slum clearance, and others. Many 
cities failed to plan ahead and so now are unable to get ahead. 

Trends in past city growth should be carefully studied to 
determine the direction in which high, medium, and low cost de- 
velopments have tended to move. It is very difficult to reverse 
major directional trends.!° 

The growth of many a city has been greater than its leaders 
anticipated. Will its future growth continue with as much rapidity ? 
If its planners presuppose a future population that is not realized, 
they will have made just as great a mistake as did the early 
leaders. The trend is toward further population gain in most cities. 

Actually, planning of a city already developed should better be 
termed “replanning.” We may direct our attention to the un- 
developed areas around the edge or fringe of the city, and we may 
replan the older sections. 

City planning in the past has centered around four zones of 
interest, namely (1) housing, sanitation, and park systems; (2) 
architecture of public buildings; (3) transportation; and (4) self- 
contained development projects.!! It has become apparent that 
cities extend beyond their borders rapidly, and so the metropolitan 
area must be taken into the plan. 


Elements of a comprehensive city plan. All planning boards and 
commissions should be familiar with the problems of a comprehen- 
sive plan. A summary of these problems, quoted from a standard 
book on the subject, is as follows: 


1. Ways of communication 


a. Railroad extensions and terminals; harbors and water- 
fronts; airplane landing fields; transit lines and street 
railroads. 

b. New highways, speedways, parkways, and streets; im- 


9Tbid., p. 194. 


10Henry E. Hoagland, Principles of Real Estate (New York: McGraw- 
Hill Book Company, Second Edition, 1950), p. 488. 
11] bid., p. 489. 
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provements of alignment, width, and connections of 
existing highways and streets; approaches to and from 
the center of towns and to and from railroad terminals ; 
bridges and subways; bypass roads; treatment of inter- 
sections of main thoroughfares. 

Coordination of transportation, transit, and traffic facili- 
ties. 


2. Zoning and land uses 


a. 


Designation of areas for different uses such as residence, 
industry, business, and open development use (agri- 
culture and so forth). 


Designation of parts of residential areas for different 
types of dwelling such as single-family (detached ), two- 
family (semi-detached or one above the other), groups 
or rows, and apartment buildings. 

Restrictions affecting heights and densities of buildings, 
degrees of coverage (area of occupancy) of lots, build- 
ing setbacks and court space, and position of building 
lines. 


3. Open spaces and preservation of amenities 


a. 


Designation of areas for regional and city parks, athletic 
fields, playgrounds and other open spaces, public and 
private. 

Preservation of historic buildings and places of natural 
beauty and proposals for architectural control. 
Regulation of the erection of temporary structures, in- 
cluding bill-boards and gasoline filling stations. 


4. Control of land subdivision and determination of sites for 
civic centers and other local developments 


a. 


b. 


Cc. 


Restrictions affecting the subdivision of land into streets, 
blocks, and lots. 

Selection of sites for supplementary planning as neigh- 
borhood units or residential estates and civic or transpor- 
tation centers. 

Proposals for the development of satellite communities.!” 


Zoning and planning in cities. Commercial buildings as well as 
industrial plants should be taken into consideration. Zoning laws 
were unheard of a few decades ago, and today we have gigantic 
commercial muddles. Improper zoning laws in the past few years 
have added to the commercial confusion. Thoroughfares were 
strictly for commercial building. This is called strip zoning. So 


12Thomas Adams, Outlines of Town and City Planning (New York: 
Russell Sage Foundation, 1935), pp. 297-298. 
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much area was made unsightly by strip zoning that other methods 
of commercial zoning were planned. The most effective method in 
existence now is known as block zoning. It is, perhaps, the best 
method from the esthetic and practical point of view. In block 
zoning, one, two, or three square blocks are zoned for commercial 
buildings. Thoroughfares are planned on all four sides of this area, 
and one or two blocks are designated as parking areas. Parks and 
recreational sites are provided adjacent to and encircling each com- 
mercial district. This plan separates satisfactorily the residential and 
commercial areas. There are no residential areas made unsightly 
by commercial buildings next to them; therefore no space is lost as 
in strip zoning. 

A great aid in both residential and commercial sections is the 
double block system. This method, which is nothing more than a 
double length block, is recommended highly by city planners. Our 
present streets were laid out before the advent of the automobile 
and were therefore shorter, making blocks smaller. If alternating 
“cross streets were eliminated, a vast expense would be saved to our 
city government, and many traffic jams would be eased. 


The neighborhood concept in planning. The neighborhood con- 
cept in planning new sections of cities or in replanning old areas 
is being developed on a city-wide basis by a number of planning 
commissions. This type of master plan of land use contemplates 
the progressive establishment of many community units, each con- 
taining between five and fifteen neighborhoods. These self con- 
tained neighborhoods have their own shopping center, elementary 
school, and recreation facilities.!* 


What Texas cities have done about planning. “To many a city 
in Texas planning is something that big Eastern cities worry about ; 
not something that Texans with all their wide open space need to 
concern themselves about.”!4 

The science of city planning, nevertheless, is becoming increas- 
ingly important to millions of Texans and they are beginning to 
try to salvage what they can of their cities before it is too late. 

Corpus Christi, which has grown up late, has had the ad- 


vantages of late thinking on planning. Its harbor, built outside 
of the seawall, allows for shipping and industry and at the 


13The Community Builders Handbook (Washington: The Urban Land 
Institute, 1948), p. 39. 

14R, Holbrook, “Already Too Late, Texas Cities Look to Their Plans,” 
Texas Week, Vol. I, No. 25, (February 1, 1947), p. 19. 
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same time does not jam an industrial area into the heart of 
the city, Corpus Christi’s seafront development is pointed to 
with pride by planners as a sample of what can be done hy 
planning,'® 


Fort Worth, seeing the need for planning, recently hired some 
experts to help them solve their traffic and parking problems, 

Dallas has made more progress than any other city in the South 
toward city planning, The nation’s most outstanding City Plan 
Engineer was sought to create the best possible over-all plan for 
Greater Dallas. After consulting state and national planning agen- 
cies and mayors of many progressive cities, civic leaders decided 
that Harland Bartholomew of St. Louis was America’s most 
capable and outstanding planning engineer. Dallas retained him to 
draw up a master plan to supersede any plan ever conceived by 
any other southern city. The master plan consisted of fourteen 
phases, each to be carried out in a period of fourteen years. Dal- 
lasites voted a forty million dollar bond issue to finance their mas- 
ter plan. The city is well on its way toward easy living. 

Houston is far behind Dallas in planning. It has a street plan 
but no master plan. Something had to be done about highway 
traffic because Houston is the fastest growing city in the nation. 

River Oaks, an exclusive Houston residential area, is by itself 
one of the best planned communities in the nation. Hugh Potter, 
its developer, saw to it that the fine River Oaks homes would never 
be blighted by industries which are pouring into Houston. It has 
its own school, shopping center, parks and streets, all laid out for 
the comfortable, easy living away from the traffic-dodging which 
makes living in other parts of Houston far less comfortable. 

In spite of this well-planned community on its doorstep, Houston 
has no zoning code. It is the only city in the country with a popula- 
tion above 100,000 that does not have one. Planners predict that 
the people of Houston will be extremely uncomfortable if the 
prophecy of Lloyd's of London comes true. Lloyd's predict that by 
1970 there will be 2,000,000 people living in the city of Houston 
and that by 1985 it will be the largest city in the world. 


A good example of planlessness is Galveston, which fifty years 
ago was the number one city of Texas. Galveston is a one-street 
town, and its consistently growing traffic poses a terrific headache. 
Although Galveston has a traffic plan, it has no master plan, but it 


eit, 
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is working on a seawall extension which would put land now un- 
protected into residential and commercial use. 


Austin is the one city which was planned in advance, It 
was laid out to be a mile-square city, with many parks and 
green areas, But it grew out of its original plan eighty years 
ago, and is beginning to wish that it had kept planning as it 
grew, The University of Texas neighborhood, plenty large 
when the University had three thousand students, is CUteine 
with UT's present seventeen thousand, and every city council 
meeting presents a zoning row between old residents of the 


area and would-be new residents who want to build apartment 
houses,!° 


One of the most spectacular bits of planning was done a few 
years ago in San Antonio when Maury Maverick used WPA 
workers to turn the cesspool San Antonio River into a beautiful 
water-way street and park. San Antonio became known as the 
“Venice of the Western Hemisphere.” The city, however, with its 
crooked, narrow streets remains a tough job to the planners. The 
Alamo City has managed to maintain tremendous amounts of park- 
land, and the traffic situation is not as acute as it is in Dallas or 
Houston. San Antonio, in spite of its haphazard street plan (the 
city, it is said, was laid out by a drunk cowboy on a blind mule) is 
the most pleasant big Texas city, from a living standpoint.!” 


Under all the rules of city building Waco should have been 
the largest city in Texas and perhaps the largest in the entire 
South, but back in the old days (1890-1900) the city refused 
to give the Sante Fe Railroad a bonus to build into Waco. The 
city lost many large industires from this, and until recently 
(1941) it had been at a standstill. Waco was broke and could 
not finance good streets, a master plan, or any other civic 
development. War gave Waco the necessary shot in the arm 
for recovery. Large, national industries began to flock to 
Central Texas, and Waco received its share.!8 


For sheer industrial ecstasy, Waco is at the state’s 
paki...” 

These new industries and the rapid growth in population present 
new problems to Waco. Better zoning laws must be passed. Taxa- 
tion must be made more equitable. Slum areas must be cleared. 


16Holbrook, of. cit., p. 20. 

I7Thid., p. 21. 

18The Dallas Morning News, February 21, 1944, Editorial nag 

19The Editors, “Texas Has Something to Brag About,” The Saturday 
Evening Post, Vol. 218, No. 40, (April 6, 1946), p. 84. 
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A master plan niust be finaneed if the city is to take its place among 
the other forward cities of the nation, 


Requirements for a contented city, Skyserapers and big industry 
are not enough to make a eity, 


It needs flesh and blood on its elvie hones, The elty must 
have heauty—parks, green spaces, places to hem in laughing 
kids, There must be a museum for everybody, a library that 
is busier than a department store, a modere #00, & munielpal 
stadium where thousands ean Me their heads off, The eity 
must he a place to live in, a place to have fun in, a place to 
grow up in, Civie leaders are sick of the image of citizens 
moving away from the eity itself to find their beauty in the 
tight ring of suburbs—and leaving behind them an empty, 
decaying shell—old mansions turned into funeral parlors, 
parking lots, ugliness, down-at-the-heel municipal services,” 


If these escapists do not plan carefully, the same situation that 
exists in the city today will exist in the suburbs in a few years, 


Summary of problems in city planning, The scope of city plan- 
ning includes the following major problems : 


1, Convenience and general efficiency of ways of communi- 
cation, including waterways, railways, highways, and streets. 

2, Adequate facilities for development of industries and all 
economic activities, including the coordination of industry with 
the ways of communication, the reservation of the most suitable 
sites for factories, and the planning of sites in relation to the 
places of residence and to permit healthful conditions for em- 
ployees. 

3. Wholesome housing conditions and pleasant surround- 
ings for dwellings, including the restriction of densities of 
residential and other buildings and of areas for residence of 
different character, the development of good sanitary condi- 
tions, and the reservation of adequate open space for recreation, 


4, Classification and zoning of land in harmony with the 
best economic use of the land for building or open development. 

5. Orderly arrangement and design of buildings and engi- 
neering structures and the maintenance of ample space for 
light and air about buildings. 

6, Development of appropriate civic, transportation and 
cultural centers and subcenters in relation to the system of 
communication and the functional arrangement of the city.?! 


Conclusions, What do we do? How do we go about it? Where 
is the money to come from for the necessary improvements? These 


20The Dallas Morning News, March 30, 1947, Magazine Section, p, 9% 
41Adams, of, eit, pp, 25-26, 
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questions and many more are what the people of nearly every eon- 
munity are asking, 


Let us attempt to find the answers to these questions and solve 
a few planning problems, First of all, our loeal newspapers and 
radio stations should begin an intensive drive to show the defeets 
and deeay of our communities, Then they should point out what 
well-coneelved planning could have done, but that it is too late for 
what could have been done and that, therefore, the eitizens must 
look to future planning and what ean be done now, They should 
point out speeifie corrections and solutions to various problems in 
their communities, It is the duty of the newspapers and radio 
stations to make the people civie conscious, When the people be- 
come civie minded enough, they appoint a committee to draw up 
detailed plans, This committee hires experts and studies plans of 
other communities farther along with their planning, A master 
plan with a well-designed zoning code is drawn up and direct 
action is taken to provide funds for the improvements, Master 
plans are usually carried out in lengthy periods, generally over five 
or ten year periods, This aids in financing valuable projects, At 
present, bond issues are the most practical and substantial means of 
financing city planning projects. New taxes must be enforced to 
pay for bond issues; therefore, the newspapers must continue their 
campaign to prevent selfish interests from creeping into the city 
government and destroying its master plan, 

The late President Franklin D, Roosevelt, in his Foreword to 


Outline of Town and City Planning by Adams, wrote : 


City planning, to be successful, depends on a high degree of 
cooperation between leaders in public affairs, owners of prop- 
erty, the general body of citizens and those who practice the 
profession of city planning.2? 


CHAPTER II 
HISTORY AND DEVELOPMENT OF WACO 


Not very much has been written in regard to city planning, 
as such term is defined in this study, relative to the city of Waco, 
Just as recently as March, 1951, however, Floyd F, Burtchett, 
visiting professor of finance at Baylor University for the year 
1950-1951, completed a short paper entitled, “Metropolitan Waco: 


227 bid,, p. 6, 
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A study in Husiness and Meonomle Development,” Hurtehett made 
certain recommendations in thin study that will he reviewed herein, 
Homer HH, Hamner, professor of eeonomles at Baylor, also has 
written a study entitled, "Population Change in Metropolitan 
Waco,” whieh reveals the trend in population in Waeo, ‘This 
information is used in discussing planning for a larger Waeo, 


Harly planning in Waco, It would he a mistake to say that 
Waco was not planned, Jacoh de Cordova, one time owner of 
1,000,000 acres of land in Central and South Texas, was of the 
opinion that the site of Waco was the most beautiful location for 
a city in all of Texas, He had plans for a far-reaching program of 
harnessing the Brazos River to provide industrial power, It is 
extremely likely that, with his powerful Wall Street connections, 
had he lived another ten years, factories would have blossomed 
the length of the Brazos Valley.!’ Waco might easily have gained 
the prestige and power which Dallas and Houston later acquired, 
had this plan been carried out by others, 

The planners of Waco in 1850 could not envision the Waco 
of 1950, and perhaps the planners of 1950 also will be criticized 
in the year 2050. All planning should be comprehensive and intelli- 
gent; it should be based upon concepts of city growth and probable 
future needs, The planners of today should try to avoid the 
mistake of planning only for a decade but should provide a program 
for a generation, 


History and development of Waco, According to the early 
history of “Waco Village,” one Major George B, Erath was 
authorized in 1849 to survey a townsite to be called 'Lamartine,” 
Major Erath insisted that the new town be called Waco" hecause 
of the presence of the Waco Tribe of Indians, 


The land was a part of the Chambers Grant and was owned 
by Jacob de Cordova, N, A, Ware, and Jones Butler of Galveston, 
Beginning March, 1849, the sale of lots at five dollars each took 
place, In 1850 the County of McLennan was organized and Waco 
was selected as the County Seat. Waco became an incorporated 
town about the same year, 

The early growth was rapid due to its central location, ideal 
climate, excellent farming soil, and stock raising. There were 
800 people living in Waco in 1860, The Civil War temporarily 
checked its progress. In 1861 Dr. R. C. Burleson came to Waco 


1Waco Tribune-Herald, October 30, 1949, p. 19. 
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from Independence and established Waeo University, This ante 
versity was merged with Naylor University, whieh was removed 
from Independence to Waeo in 1846, Waeo had an established 
population of 7,000 in ‘This fast inerease in population was 
attributed to the Minsourt: Sansas:Texas Railroad coming through 
in 1871, 

There were an estimated 15,000 in Waeo in 1890 and Waeo was 
heginning to loo’ like a city, By virtue of the central location and 
wonderful supply of flowing artesian water it was considered to 
he the hyb of the commerce of the Southwest, 

In 1894 the more progressive business leaders organized the 
‘lexas Cotton Palace and constructed a large Fair Building which 
was destroyed by fire the first year, It was not rebuilt until 1909, 
This delay in rebuilding was one of the many failures of planning, 
Probably Waco's greatest mistake was made in 1895 when the 
City Government, which was of the aldermanic form, refused to 
give the Santa Fe Railroad a bonus to build into Waco, The city 
lost many large industries from this failure of planning. 

During this “sleepy time” period of 1890-1900 Waco grew only 
6,000 in population at a time when the cities of Dallas and Fort 
Worth were beginning to boom. By 1910 Waco had an estimated 
population of 26,000, 

A new type of city government came into being in 1909 and 
was known as the “Commission Form.” The Young Men's Busi- 
ness League caused the Cotton Palace to be rebuilt. A system of 
public parks was inaugurated, and in 1910 the Cameron family 
donated Cameron Park, some 300 acres on the banks of the Brazos 
and Bosque rivers, There are now some 550 acres in this park, 
making it the fourth largest municipal park in the nation, 

During 1910-1920 the population of Waco increased from 
26,000 to 39,000, One in looking backward would he able to say 
that this reveals a rather rapid growth pattern, It is believed that 
this was the time that city planning was needed the most urgently, 
In 1913 Waco took third rank among cities in Texas in building 
permits, 


Waco missed in 1913 a golden opportunity when it failed to 
secure the Federal Reserve Bank which located in Dallas, The 
Chamber of Commerce in that year stated in a report that it had 
passed upon and investigated numberless factory propositions and 
that, of the total number investigated, the majority had not proved 
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to be what the city wanted.’ Many of the ‘old timers” say that the 
Chamber was too particular and so some good factories went to 
Dallas instead. 


Waco, geographically, was the center of the greatest cotton 
producing territory in the world. In 1912 the twenty-one counties 
embracitig a faditis of seventy-five miles around Waco produced 
27.5 pet cent of the entite cotton crop of the state, Thus Waco 
took of the characteristics of an agrictltital city atid as stieli 
developed a ftital ultra-corservative outlook tipot growth 

The population growth fron 1910 to 1920 was largely due to 
the Hirst World War, Canip MacArthur trained thotisands of 
mien; these men needed supplies aiid consequently some 
facturing was developed, Many families accompanied the soldiers 
to Waco and remained after the War was over, 

The boom whieh apparently inevitably follows after each war 
caused Waco to grow from 39,000 to 53,000 in the period of 1920- 
1930, Waco, being the center of agriculture of Texas, rece'ved 
bountiful benefits from the mechanized farming introduced in this 
period, It is regretted that some manufacturing industries and 
financial institutions could not have heen induced to locate in 
Waco during this decade in order to lend balance to its economic 
growth. 

The bust which used to follow booms, before the deficit economy 
was introduced by Roosevelt and later expanded by Truman, hit 
Waco in 1931, Agricultural prices declined to almost nothing, 
and Waco was depending almost entirely on agriculture for its 
existence, It is amazing that Waco increased 3,000 in population 
during the ten year period of 1930-1940. Most of this small 
increase came in 1939 when the war scare began.* 

World War II and government war contracts stimulated by 
ideal climate for manufacturing, training soldiers, and farming 
caused an almost 50 per cent increase in population from 1940-1950. 
The 1950 Census revealed 83,787 population in Waco. 

Burtchett forecasts that the population of the Waco community 
area will be 200,000 people by 1975. He further states: 


One may safely state that as a community of 200,000 
people there will be substantial changes in the geography of 
the city, in traffic and transportation controls, in the organi- 


2S. L. Jones, History of Waco and Commission Government. This is a 
Miaasey of Waco until 1914. Cf. also, Roger Conger, History of Waco. 
Ibid. 


4See also Texas, by R. N. Richardson, 1947, for a history of the Waco area. 
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TABLE I 
GROWTH OF POPULATION IN THE CITY OF WACO 


BY DECADES 

Year Total Decade Direction Per cent 

difference (+ or =) change 
1850 749(a) 
1860 b 
1870 3,008(«) 
188 7,29 4,287 f 142.5 
1890) 14,445 7,150 4- 98.0 
1900 20,686 6,241 43,2 
1910 26,4 5,739 
1920 38,500 12,075 
1930) 2,844 i4,d48 + 37:3 
1940) 55,982 5,9 
1950) 83,787 (d) 27, - 40,7 


Source: Computations of this analyst based on data of the U.S, Bureau 
of Census as reported by Texas Almanac, 1949-1950, 

(a) Census of ineorperated tawns of ‘Texas taken in 1888 by asses= 
sors and colleeters in each county, 


Unineorperated 
€) Deeade-totals fram 1870 on are of U.S, Bureau ef Census, 

(d) Official preliminary count. Wace Tribune-Herald, XXII, No, 
41 (Sunday, June 25, 1980) P. 1, See 


TABLE II 
GROWTH OF POPULATION IN McLENNAN COUNTY 
BY DECADES 


Year Total Decade Direction Per cent 
difference (+ or -) change 
1860 6,206 
1870 13,500 7,294 + 117.5 
1880 26,934 13,434 + 99.5 
1890 39,204 12,270 + 45.6 
1900 59,772 20,568 + 52.5 
1910 73,250 13,478 + 22.5 
1920 82,921 9,671 + 13.2 
1930 98,682 15,761 + 19.0 
1940 101,898 3,216 + K 
1950 128,589a 26,691 + 26.2 


Sources: Computations of this analyst based on Census data as reported 
by the Texas Almanac, 1949-1950. 


aPreliminary official count. Metropolitan Waco and McLennan Coun- 
ty became identical areas in the 1950 Census. Waco Tribune-Herald 
XXII No. 41 (Sunday, June 25, 1950) P. 1. Sec. 1.6 


zation and functioning of the municipal government and the 
school system. 

Failure to recognize and plan is exceedingly costly to the 
community in growth, in livelihood, and in personal oppor- 


5Homer H. Hamner, “Population Change in Metropolitan Waco,” Baylor 
Business Studies, September, 1950, p. 8. 
6Ibid., p. 11. 
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Chart I 


COMPARATIVE RATE OF GROWTH OF POPULA- 
TION OF TEXAS, McLENNAN COUNTY, AND 
CITY OF WACO’ 
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tunity. A short-sighted mistake or a false economy may cost 
the community tenfold in ten years as compared to the 
temporary saving. Change will come, whether invited or 
not. It can be advantageously employed by forward looking, 


7Floyd F. Burtchett, “Metropolitan Waco, A Study in Business and Eco- 
nomic Development,” Baylor Business Studies, March, 1951, p. 6. 
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Chart II. 


ECONOMIC FACTORS INDICATING GROWTH OF 
METROPOLITAN WACO, 1930-1950.® 
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progressive elements of the community. There will be some 
loss, irrespective of how the change comes; but there will be 
less loss if it is met with proper planning and proper anticipa- 
tion.® 
Present planning organizations in Waco. Waco has a City 
Planning and Zoning Board, but it functions more as a zoning 
referee than as a planning agency. The Board consists of nine 
members appointed by the City Commission for two year terms. 


8Burtchett, op. cit., p. 7. 
9Tbid., p. 11, 13 
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Table III'° 
THE GROWTH OF METROPOLITAN WACO, 1951-1975 
Prospect for Percentage 


1975 Change 
Total population 130,000 200,000 +55 
Number of industries 
(manufacturing) 256 300 +17 
Number firms 2,300 2,850 +24 
Number of farms 4,300 4,000 7.5 
Agricultural production $30,000,000 $38,000,000 +26 
Industrial workers 14,000 30,000 +212 
Agricultural workers 6,000 5,500 -8 
Other workers 26,000 35,000 +35 
Total labor force 48,000 70,500 +46 
Wholesale trade $145,000,000 $193,000,000 +33 
Retail sales $130,000,000 $210,000,000 +55 
Manufacturing value $33,000,000 $75,000,000 +120 


They serve without salary. Their duties are to review and give 
decisions on zoning application requests that are submitted to the 
City Commission. The Board holds public hearings and submits 
its final recommendations to the City Commission for its final 
decision. As a planning board, the body studies plot plans of 
new residential areas to assure that additions conform to the city’s 
plan for drainage, sewer systems, and utilities. 

The Waco Chamber of Commerce acts as the unofficial planning 
body of Waco, It undertakes to discover public needs and promote 
projects in civic, business, industrial and agricultural improve- 
ment. Since 1940 it has done an excellent job. It was the chief 
agency behind widening the heavily travelled Dallas highway the 
entire length of the county to West, Texas. It led in securing 
Waco Drive, an improved traffic artery through town. It con- 
tinuously supported the Whitney Dam project; it was largely 
responsible for James Connally Air Force Base being made a 
permanent installation, Its leaders have attracted the attention 
of many industries and have been instrumental in the building 
of new industrial plants in the Waco trade area. 


Forecast for Waco. According to Burtchett, in the community 
of Greater Waco the following developments can reasonably be 
expected ; 


1. Outlying shopping and community centers will grow 
out of proportion to the downtown area, especially if steps 
are not taken to correct some of the current downtown 


10/bid., p. 11, 
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features objectionable to downtown shoppers. That is, rela- 
tively, the downtown area of Waco will decline. The current 
objections are to parking areas, to parking control, to lack of 
traffic enforcement, to street widths, and to one-way traffic 
controls. In large areas of modern automobile cities one half 
as much area is used for parking as for business, or public 
transportation must be provided. Very probably municipal 
parking lots will be necessitated by a decade hence. One of 
the downtown parking problems is created by the present 
Post Office, to which a large proportion of the businesses go 
for their mail. Multiple downtown deliveries should be 
instituted to eliminate the hazard, especially as the Post Office 
is used as a “Federal Building” as well as a post office. One 
or two new branch post offices will be necessary within 10 
years. 


2. All modern high-speed highways by-pass cities; all 


larger cities try to avoid having superhighways pass through 
them. In other words, trade from drop-in traffic is incon- 
sequential to the trade of the city’s own residents. Waco 
should at this time plan in such a way that future changes 
in highway location will not be necessary, or if necessary, not 
exorbitantly costly. The development of by-pass transporta- 
tion should (a) permit north and south traffic to by-pass 
the downtown area either to the east or on the west; (b) 
permit the city to grow without being strangled by highways. 
It will probably mean a north-south highway from Fort 
Worth and Dallas on the west side of the Brazos River. The 
by-passes would be west of the present residential area of 
Waco or south of LaSalle Street. Widen LaSalle Street to 
66 feet, and double the width of the bridge over the Brazos 
River on LaSalle Street to the end that by-pass traffic 
will not be hampered. Over- or under-passes, two in number, 
should be built for LaSalle traffic north and south, probably 
on 4th and 11th streets. Special traffic changes include the 
following, in order of urgency : 


a. Synchronization of all traffic lights at 30 m.p.m., into 
the city to the City Hall from 7:00 a.m. to 9 a.m.. 
and out of the city from City Hall from 4:30 p.m. 
to 6:00 p.m. 

b. Elimination of all left hand turns wherever a stop-go 
traffic regulator is placed, for the same hours, or 

c. Use of “no left turn” signs at street intersections in 
downtown Waco during the same hours. 


d. Elimination of all commercial loading and unloading 
on downtown streets during the peak traffic hours. 


3. Some new schools are soon to be needed, including addi- 
tional grade and trade schools for Negroes, possibly municipal 
or state aid to Paul Quinn College, and consolidation of the 
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trade and vocational schools. More equipment is also desir- 
able for them. The expansion of the Technical High School 
may absorb some of the added load, but a third high school 
will be requested at least by 1950, and probably a fourth by 
1975. Their locations seem somewhat uncertain, but at the 
moment West Waco, or north of the highway in East Waco 
seem most likely. Coupled with the development of the schools 
will appear need for a new and greater public library. The 
county might reasonably be expected to contribute a sizeable 
proportion of its cost. The downtown location of the Waco 
High School is something of a problem in itself. If a South 
and a North High School could be erected, better educational 
services would be obtainable for all. Some use could be made 
of the present building as an enlarged public library; or 
possibly one of the local universities could be prevailed upon 
to purchase it for a downtown law, business, or applied arts 


building. 


4. Development of some scheme of garbage disposal, 
more sanitary and less objectionable to public opinion and 
taste. The present system is costly and could be turned into 
a profitable operation, at least one that could be maintained 
upon a break-even basis. 


5. Development of new industrial districts, possibly of a 
divided character; across the Brazos River and southeast of 
the highway travel; southeast of LaSalle Street and south- 
west of the Brazos river. These areas are indicated on the 
accompanying map. The growth cannot go elsewhere and 
still be considered as having space to expand. 

Accompanying these new industrial areas will have to be 
two other items: 


a. Avenues of egress and ingress for the city proper. 

b. Parks, community centers, schools, ete, for the 
residence area which will inevitably accompany the 
new industrial growth, 


6. A new and greatly enlarged industrial district should 
be developed, The present industrial zoning can be enlarged 
somewhat, especially east of Fourth Street and along the river 
front, and in the western end of intra-city zoning. In fact 
the whole city zoning and planning operation dhol be redone 
to scheint the larger prospective community, on a long 
term basis, not a makeshift basis, Costs of alterations become 
prohibitive when basie errors occur in planning, 


7, Baylor University should be encouraged to clear up 
the old detrimental housing immediately surrounding it and to 
develop a metropolitan school, Otherwise, with greater popu- 
lation and crowding around it, the purposes of the university 


‘can be accomplished only with increasing difficulty, 
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The Waco municipal authorities and the administration of 
Baylor University should be encouraged to cooperate in the 
accomplishment of this goal. 

Fifth, Sixth, and Seventh Streets ought to be closed off, 
at least from the creek to Bosque Street, preferably from 
Dutton Street to LaSalle Street. At the same time Fourth 
Street should be widened from LaSalle to Austin Avenue; 
Dutton should be opened to a minimum width of 40 feet 
from Fourth Street to the intersection of Memorial Drive 
and Highway 6. 


8. At least one new “convention type” hotel will he need- 
ed; at least one additional office building of substantial size 
will be needed. Two more medium size hospitals, one in the 
industrial area if possible, should be expected within the next 
quarter century. Substantial residence hotels or medium grade 
apartment houses will be needed. 


9. There is widespread questioning of the equitableness 
of the present property taxes in the city of Waco. It is recom- 
mended that a new cadestral assessment be made, based upon 
current market value, of all taxable property in the city. It 
is wise, in such problems, to employ non-city, non-state firms 
of appraisal and assessment. Wide publicity should be ac- 
corded the findings, if for no reason except to allay the exist- 
ing assertions of inequitableness. 


10. While there is considerable criticism current as to 
the policy of annexation in relation to fiscal policies, specific 


suggestions would involve research far beyond the scope of 
this brief survey. 


11. A new wide street ought to be cut from the vicinity 
of the present county buildings to the outlying residential 
area on the southwest of Cameron Park. It ought to be 60 
feet wide with synchronized traffic controls. It should proba- 
bly connect with the widened Fourth or Third Street to permit 
easy crosstown traffic,!! 


Nhid., pp. 34-37, 
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Chart III.!? 


LOCATION OF POSSIBLE NEW INDUSTRIAL AREAS 
FOR METROPOLITAN WACO. 


4 
Industrial Area “A” 


The largest and most promising new industrial area is east of the 
Brazos River and south of what is now East Waco and Bellmead. The 
area is about three by four miles. Second, in order of perference, is area 
“B” located to the south and west of the Circle at the intersection of 
Highways 81 and 77. This area is about two by three miles. Third and 
fourth choice are smaller areas indicated by “C” and “D". 


12Burtchett, op. cit., p. 38. 
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CHAPTER III 


SUMMARY AND CONCLUSIONS 


A plan is a scheme, a method, or a system. It is forethought. An 
individual needs to plan his own life; a family should plan its 
affairs in order to obtain the best benefits for each of its members; 
a business must plan its expenditures and receipts. Planning is 
very similar to common sense. 

The affairs of a city need the same common sense approach that 
individual problems demand. Budgeting is one form of planning. 
Good budgeting will provide for expenditures to be made in the 
field of city planning. The disadvantages of budgeting are many 
but the advantages far exceed the disadvantages. There may be 
some disadvantages in city planning but again the advantages 
will far outweigh the defects. Planning is long range preventive 
medicine. It is possible to remove many of the problems facing 
Waco today with respect to the ailments it now possesses. A 
summary of such problems is given in this chapter. 


Poor street system. Some of the faults of the Waco streets 
are: (1) lack of organization into a system of traffic corridors, 
feeder streets and local streets, in such a way that neighborhood 
streets are used only for local traffic; (2) injection of a new net- 
work of streets into each new subdivision that is poorly related to 
the existing system; (3) formation of inconvenient or uneconomi- 
cal block sizes and proportions. 


Traffic Congestion. Anyone going to downtown Waco will 
attest to the ill-effects of traffic congestion. Many ways have been 
devised to lessen or eliminate such congestion, but Waco has not 
as yet seen fit to apply any system that will work. Such corrective 
measures as the following might be adopted : 


Diverting part of a traffic flow on certain streets. 
Constructing grade separations. 

Channelizing the flow of traffic by dividing strips. 
Creating safety islands or line markings. 
Establishing one-way streets. 

Enforcing proper parking regulations. 
Establishing off-street parking and loading spaces. 


> 


Blighted Areas. Waco is more fortunate than most cities with 
respect to blighted areas; but even so it has a situation that in a 
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few years will become embarrassing. Public housing has been 
helpful. A procedure for rehabilitating other districts will also 
be devised by the federal government unless the municipality joins 
with private capital in improving the rundown areas. 


Personnel for Planning and Zoning Commission. Members of 
this commission should be persons capable of visualizing the 
future needs of the community. It goes without saying that they 
should command the confidence of the community and of the 
members of the city commission, 

Planning in the earlier stages is technical in nature and it would 
be advantageous to have architects, engineers, and real estate 
appraisers either on the board or to act as an advisory committee 
to the board. Representatives of business, education, radio, and 
press are valuable members. 

The most effective way to do a good job of planning is to hire 
an expert planning consultant who has kept up with advances 
in techniques of planning and who also has had the practical 
experience of making city planning work elsewhere. 


How to plan. The people of Waco are going to have to be 
sold twice: first, on the idea of planning, and second, on the belief 
that it will be successful in Waco. The job of informing the 
public is one of public relations. This may be accomplished by 
reports, newspaper releases, exhibits, and speeches. Reports should 
include charts, maps, and diagrams whenever illustrations are 
needed for clarity. 


Steps in the technical procedure of planning. The first step 
in formulating a plan is assembling information and plotting it in 
workable form. Such data includes the following: 


1. Facts about subdivision of land. 
School population. 

Total amount of publicly owned land. 
Total amount of tax delinquent land. 
Present tax rate. 

Present bonded debt. 

Total assessed value of real property. 
Capacity of water and sewage plant. 
Number of school and fire districts. 
Extent of installed facilities. 


The second step is to study the various phases of the community’s 
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pattern so as to appraise their adequacy and to find out what future 
improvements are needed to make them serve the purpose for 
which they were established. 

The final step in the making of the plan is the combination of 
the several phases of study into one map in so far as practical. 
If this proves to be impractical then a series of maps supplemented 
by reports should be used. 


Population study, Some concept of future growth is necessary 
in planning public improvements and applying public controls, A 
study of the following factors should be made: (1) Trends of 
distribution and composition of population should be studied. 
(2) The increasing percentage of older persons and (3) the 
decreasing size of families have an important bearing on future 
development, particularly in the number and type of homes and the 
school facilities to be provided. This study should be a continuous 
project. 


Street-pattern study. Jn order to have an adequate traffic con- 
trol system the following type of information is needed: (1) Data 
on right-of-ways, (2) pavement widths and types, (3) traffic 
flow map, (4) density map, (5) origin and destination maps, 
(6) spot maps of accidents, and (7) a complete parking survey. 


Transportation data. ‘Transportation has always been a de- 
ciding factor in city growth. The following information pertain- 
ing to transportation in needed: 


Location of railroads. 
Location of bus lines. 
Location of terminals. 
Passenger flow maps. 
Freight flow maps. 
Trucking routes. 
Loading facilities. 
Location of airports. 


we 


Land use. The establishment of a sound land-use policy to 
be implemented through zoning, subdivision regulations, build- 
ing codes and other controls is essential for proper development 
of a city. A study of such data as the following would be bene- 
ficial : 

1. Map showing type of private and semi-public property. 
2. Map of type of use of public property. 
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3. Measure of land in various types of uses. 

4. Appraisal of remaining open land for development pur- 
poses. 
_ 5. A study of agricultural possibilities in nearby undeveloped 
communities. 


Recreation. Some of the data required to study the recreation 
opportunities of a city are: 

1. Map of existing public parks and playgrounds. 

2. Survey of private facilities. 

3. Sites adapted to development as parks or playgrounds. 

4. Types of recreations needed but not provided by public or 
private facilities. 


Public Services. Some of the data to be tabulated, charted and 
mapped in reference to public services are: 

1. Schools and school districts. 

2. Private schools. 

3. Special assessment districts, if any. 

4. Extent of water, sewer and other underground services. 

5. Spot map of firehouses. 

6. Location of public buildings and public functions in private 
buildings. 

Economic data. Charts should be made of such items as: 
Land values and building values. 
Record of indebtedness. 
History of tax rate. 
Distribution of tax dollar 
Survey of business districts. 
Trends in industrial development. 


The master plan. The broad outlines of a community plan 
are derived from a study of function, appearance, capacity, location 
of different elements, service facilities, costs, and methods of 
financing ; but the plan must be made subject to changes. Planning 
is a continuing process. This master plan then consists principally 
of the broad outlines of development projected forward into the 
future for five, ten, or twenty years. The plan should be kept 
up to date. As new subdivisions are approved, they should be 
entered upon the official map. Data on population should be 
charted and restudied. Land value maps should be made periodi- 
cally so that trends could be observed. The zoning ordinance, 
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building codes and other related codes should be reviewed every 
ten years at least. 

Planning is actually nothing more mysterious than an organized 
search for facts and the application of sound principles of action 
based upon the facts as revealed.! 


1Much of the material used in this chapter is based upon a manual entitled, 


Planning Your Community, by C. Earl Morrow, Regional Plan Association, 
Inc., New York, New York. 
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